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The City of Seattle

Pioneer §quare Preservation Board

Mailing Address: PO Box 94649, Seattle WA 98124-4649
Street Address: 600 4th Avenue, 4th Floor
PSB 9/23
Staff REPORT
for Board meeting February 1, 2023

Board Members Please Note: The citations from the District Ordinance, Rules for the Pioneer Square
Preservation District, and Secretary of the Interior’s Standards listed below are for your
consideration in addition to any other citations you find relevant in considering each application.

020123.32

The Lofts Aaron Lemchen
21039 Ave S

Replace windows of the east and west facades with aluminum windows and replace
the storefronts on the west fagade with an aluminum storefront system.

Staff report: The application to replace windows was presented to the Board on
Sept 7, 2022. This application still proposes to replace all the window on the east
and west facade with aluminum windows and replace the storefronts on the west
fagade with aluminum window system. While some members thought there was
enough information to support replacing the windows on the upper floors some
members needed more information on the extent of the rot on the windows and
the number of windows that had rot and requested additional information to
demonstrate that. The storefront was not included in the window survey so the
Board agreed that there was not enough information to support replacing the
storefronts in this application and requested a survey. The Board also wanted a
wood storefront windows to be considered recognizing that the storefront is a
prominent part of the building to a pedestrian view and is a character defining
feature of the building. The applicant in the previous meeting said that it would be
harder to produce wood windows if they go to double pain. The applicant has not
provided an alternative wood storefront in this presentation. The Board should be
aware that double pain windows at the storefront level are not required by code
and the existing windows appear to be double paned. The applicant has updated
their survey with additional information including a graphic that shows the location
of the rot on the upper floor windows and the storefront.

New information in the survey includes old photos. The photo that is labeled from
circa 1900 (the building was built in 1904) does appear to show a central entry on
the north storefront that remained in the c. 1940 photo and remains in a photo
attach to the staff report. The northern storefront now has a two entries and the
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center bay that had been a storefront is now a display window. The southern
storefront in the c. 1900 photo appears to show an entrance in the to the right of
the center. The location that is more clearly shown in the 1940 photo the 1980
photo is the same the location the door is in today. This alteration of location of
doors and the recess is noted as having taken place in 1996. By the 1995 application
to recess the doors to meet a code requirements, the elevation show the northern
storefront alterations were already in place. It appears that the location of the doors
were changed between 1980 and 1995 but | was not able to track down any
approvals so | speculate that it could have occurred before a Certificate of Approval
was required in the early 1980s.

Two Certificates of Approval from 1995 are attached to this staff report. Certificate
of Approval PSB4196 allowed for the recessing of two doorways on the west facade.
Certificate of Approval PSB20595 included among other things replacing the
storefronts with double pane glazing while retaining the original frames. It did not
approve the replacement of the storefront.

However, the 2 x 6 transom window with the decorative lintel separating the
transom window from the display windows appears to be consistent in each of the
photos and was not approved to be replaced in either of the two Certificates of
Approval and may be original.

The applicant has amended their application to partially salvage this decorative trim
piece to attach it to a metal clad HSS beam. A profile detail is provided but it unclear
why only some it will be salvaged and the extent that it will be reinstalled. This
should be clarified.

The first question is if the Board should consider is if previous repairs have altered
the storefront to the point of that it is not the same character or has lost significant
features? If the Board finds that the display glass and entries has been highly
altered, do they find that the transom windows appear intact and should be
retained? The second question is if the proposed material and design of the
aluminum storefront is appropriate. Standard 6 says “Deteriorated historic features
will be repaired rather than replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will match the old in design,
color, texture and, where possible, materials.” Does the Board find that new
storefront matches in profile and dimensions, and texture and material based on
photos and remaining material?

If the Board is ready to make a decision, there are # draft motions below, but it may
be necessary to develop a motion that fits the Boards discussion.

Motion for approving replacement of upper floor windows but denying replacement of
the storefront:

I move to approve replacement of residential windows of the east and west facades
floors 2-5 with black aluminum windows with clear glass as presented.

| recommend denial of a Certificate of Approval for replacing the wood storefronts.
Storefronts are the most prominent and important feature in defining the character
of a historic commercial building and a feature that is experienced closely by
pedestrians. The storefronts appear to have had little alteration limited changing two
windows to doors and a door to a window and recessing the location of entries



according to photo documentation. Information provided by the applicant only show
that one location of rot exists in the existing storefront and the storefront appears to
be repairable through caulking, painting and patching the one location of rot which
does not require wholesale replacement of the storefront. The existing storefront is
already retrofitted with double pane glass. The transom windows appear to be original
and unaltered according to the photo provided and should be retained. The existing
storefront though altered and existing transom windows which appear original, are still
compatible with the building design and original storefront in materials, proportions
and profile once repaired and contributes to the integrity of the building as a whole
The character of the of the proposed aluminum material, texture and profile of the
windows is not consistent with material, texture and profile of the wood storefront and
is not compatible as a replacement compared to retaining the existing storefront. (list
any other reason that the Board discusses.)

Draft Motion for approving the upper floor windows and tabling the storefront for an
alternative that includes retaining the transom windows:

I move to recommend granting a Certificate of Approval to replace windows on floors
2-5 of the east and west facades with black aluminum windows using clear glass as
presented. This approval does not include a decision on the storefront replacement
and tables the storefront portion of the application to consider an alternative that
retains the transom windows.

Draft Motion: | move to recommend granting a Certificate of Approval for: Replace
windows on floors 2-5 of the east and west facades with black aluminum windows,
including replacing the storefronts on the west fagade with a n aluminum storefront
window system. All glass to be clear, non-tinted. All as presented.

The Board directs staff to prepare a written recommendation of approval based on
considering the application submittal and Board discussion at the February 1, 2023
public meeting and forward this written recommendation to the Department of
Neighborhoods Director.

Code Citations:

SMC 23.66.030 Certificates of Approval required

A. Certificate of approval required. No person shall alter, demolish, construct,
reconstruct, restore, remodel, make any visible change to the exterior
appearance of any structure, or to the public rights-of-way or other public spaces
in a special review district, and no one shall remove or substantially alter any
existing sign or erect or place any new sign or change the principal use of any
building, or any portion of a building, structure or lot in a special review district,
and no permit for such activity shall be issued unless a certificate of approval has
been issued by the Department of Neighborhoods Director.

Pioneer Square Preservation District Rules
Il GENERAL GUIDELINES FOR REHABILITATION AND NEW CONSTRUCTION



In addition to the Pioneer Square Preservation District Ordinance and Rules, The
Secretary of the Interior’s Standards for Rehabilitation with Guidelines for
Rehabilitating Historic Buildings, and the complete series of Historic Buildings
Preservation Briefs developed by the National Park Service shall serve as guidelines
for proposed exterior alterations and treatments, rehabilitation projects, and new
construction. (7/99)

Rehabilitation is defined as the act or process of making possible a compatible use
for a property through repair, alterations, and additions while preserving those
portions or features which convey its historical, cultural, or architectural values.
(7/99) In considering rehabilitation projects, what is critical is the stabilization of
significant historical detailing, respect for the original architectural style, and
compatibility of scale and materials.

The following architectural elements are typical throughout the District and will be
used by the Board in the evaluation of requests for design approval:

C. Building materials. The most common facing materials are brick masonry and
cut or rusticated sandstone, with limited use of terra cotta and tile. Wooden
window sash, ornamental sheet metal, carved stone and wooden or cast iron
storefronts are also typically used throughout the District. Synthetic stucco
siding materials are generally not permitted. (7/99)

D. Color. Building facades are primarily composed of varied tones of red brick
masonry or gray sandstone. Unfinished brick, stone, or concrete masonry unit
surfaces may not be painted. Painted color is typically applied to wooden
window sash, sheet metal ornament and wooden or cast iron storefronts. Paint
colors shall be appropriate to ensure compatibility within the District. (7/99)

Secretary of Interior’s Standards

1.

A property will be used as it was historically or be given a new use that requires
minimal change to its distinctive materials, features, spaces and spatial relationships.
The historic character of a property will be retained and preserved. The removal of
distinctive materials or alteration of features, spaces and spatial relationships that
characterize a property will be avoided.

Distinctive materials, features, finishes and construction techniques or examples of
craftsmanship that characterize a property will be preserved.

Deteriorated historic features will be repaired rather than replaced. Where the severity

of deterioration requires replacement of a distinctive feature, the new feature will



match the old in design, color, texture and, where possible, materials. Replacement of
missing features will be substantiated by documentary and physical evidence.

9. New additions, exterior alterations or related new construction will not destroy historic
materials, features and spatial relationships that characterize the property. The new
work will be differentiated from the old and will be compatible with the historic
materials, features, size, scale and proportion, and massing to protect the integrity of

the property and its environment.

Preservation Brief’s

Brief 9 - The Repair of Historic Wooden Windows

Brief 11 — Rehabilitating Historic Storefronts

Illustrated Guidelines on Sustainability for Rehabilitating Historic Buildings — Windows
starting page 102

Guidelines for Sustainability

Tech notes
https://www.nps.gov/orgs/1739/upload/tech-note-windows-04-protecting-against-
decay.pdf

https://www.nps.gov/tps/standards/rehabilitation/rehab/windows01.htm

Issued: January 25, 2022

Genna Nashem
Pioneer Square Preservation Board Coordinator
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